a 


CA3 ON HW A73 89 R53 


URBAN MUNICIPAL 


tit 


GOVET (MENT DOASHIMONTS 


ROOMING HOUSE REPORT 


Prepared by 
The Rooming House *Fask Group 
An Adhoc Working Group Of 
The Food And Shelter 


Advisory Committee 


The Regional Municipality of Hamil ton-Wentworth 


December, 1989 


« 


ee 


2.0 


3.0 


4.0 


TABLE OF CONTENTS 


Executive Summary ; 
Members of the Rooming House Task Group 


INTRODUCTION 


1.1 Preliminary Investigations 
1.2 Research Study 
1.3 Assumptions 


PRE-RESEARCH ASSUMPTIONS: 
DESCRIBING AND SETTING THE CONTEXT 


a Tenant Profile 
2.2 Affordability 
a) Incomes 
b) Rent Review 
c) Loss of Affordable Housing Stock 
Gentrification - 
Conversion 
Rental Housing Protection Act 
Support Services 
Legal Rights 
a) The Landlord & Tenant Act 
b) Rent Regulation Legislation 
2.5 Physical Quality of Units 
a)Standards 
b)Licensing 


POP 
e ° 
Pw 


STUDY METHODOLOGY 

Se Survey of Agencies 

3.2 Survey of Rooming House Tenants 
3.3 Data Analysis 


RESULTS 


4.1 Tenant Profile 
a) Who are the tenants 
b) Income source 
c) Length of Stay 
d) Other Findings 

4.2 Affordability 

4.3 Support Services 

4.4 Legal Rights 

4.5 Physical Quality of Units 
a) Acceptability 
b) Location 

G) Licensing 

4.6 Tenants Vision 


Page 


ae 


NH HO WOW WODWO ODNMDADM Ww W Ww 


ee ee | 


ae ee 
NIN ND 


18 
18 
19 
21 
24. 
26 
28 
30 
31 
31 
34 
34 
36 


a8 


6.0 


CONCLUSIONS & RECOMMENDATIONS 


Ser Tenant Profile 

5.2 Affordability and Supply 
5.3 Support Services 

5.4 Legal Rights 

5.5 Physical Quality of Units 
5.6  Tenants' Vision 

5.7 General Recommendations 
BIBLIOGRAPHY 

Appendices 

A) Questionnaire for Tenants 


Questionnaire for Agencies 
B)- Agencies that took part in survey 
Agencies where tenants were interviewed 
Cc) Legislation Related to Rooming Houses 
. The Landlord and Tenant Act 
. The Residential Rent Regulation Act 
. The Inkeepers Act 
. The Human Rights Code 
. The Rental Housing Protection Act 


Page 
37 


37 
38 
39 
40 
4] 
42 
42 


43 


Graph 1 


Table 1 


Table 2 


Figure 1 . 


Figure 2 
Figure 3 
Figure 4 
Table 3 
Table 4 


Table 5. 
Table 6 
Table 7 
Graph 2 


Graph 3 


Table 8 
Table 9 


Map 
Table 10 


TABLE OF FIGURES 


Percentage of Welfare Income spent on Housing by 
Ontario recipients. January 1986 


Rent-to-Income Need Among Ontario Unattached 
Individuals, 1985 


Trends in the Number of Lodgers 1971-1981 
Licensing Department Inspection Process 
Property Standards Inspection Process, etc. 
Fire Department Inspection Process 

Health Department Inspection Process 

Tenant Profile 

Comparison of Poverty Lines with Potential 
Income Sources for Rooming House Tenants in 
the City of Hamilton 

Tenant Responses - Length of Stay 

Reasons for Tenants leaving Rooniing Houses 


Reasons Tenants live in Rooming Houses 


Average Percentage of Monthly Income spent 
on Rent 7 
Type of Support Services Required 


Physical Conditions of Units 
as Reported by Tenants 


Physical Conditions of Units 
as Reported by Agencies 


Rooming House Locations in Hamil ton 


Tenants' Ideas of a Perfect Rooming House 


Page # 


4 


EXECUTIVE SUMMARY 


Back ground 


In August, 1987, the Food and Shelter Advisory Committee formed the 
Rooming House Task Group to investigate the issue of rooming and 
boarding house regulations, including fire, health and building 
regulations. The investigation was not intended to cover second-level 
lodging homes. 


The Task Group was created because of concern for the reduced number of 
rooms for rent in Hamilton, as well as the poor condition that many of 
the available rooms are in. The Task Group was aware from _ the 
beginning that any recommendations made to tighten up regulations might 
cause landlords to leave the business and inhibit new ones’ from 
entering. However, the Task Force feels strongly that the condition of 
rooming houses should be improved and that substandard situations 
should not be allowed to continue. 


The terms of reference for the Task Group were to: 


tae Examine existing building, health and fire regulation and 
by-laws and procedures, and the experience of the departments 
with the legislation, including the frequency and number of 
complaints. 


ca Examine? athe ecoositions of ) atenants: “inks ithe. process, ise. 
ramifications -of their recent inclusion in the Landlord and 
Tenant Act, their position under the Residential Rent. Regulation 
Act, their role in inspection. 


o Identify how many rooming and boarding houses there are in 
Hamil ton-Wentworth and where they are concentrated. 


4, Review 1986 statistics of =the Health, Building, Fire 
Departments, and Legal Clinics for trends, commonalities and 
major areas of concern. 


5. Examine whether the population of tenants in rooming and 
boarding houses has changed and what their current needs are. 


6. Examine other methods of ensuring adequate upxeep of rooming and 
boarding houses. : 


7% Examine methods of maintaining affordability in rooming and 
’ boarding houses. ‘ 


85 Examine methods of promoting community acceptance of rooming and 
boarding houses. 


The group consisted of representatives from a number of agencies in the 
City who regularly deal with tenants of rooming houses in some capacity. 
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Methodology 


The group began their study by meeting with inspectors from the City's 
Fire and Building Departments and the Regional Health Department. In 
order to gather relevant information, the group interviewed both 
tenants and agency representatives who have regular contact with 
tenants of rooming houses. Two separate questionnaires were utilized 
for agencies and roomers. They both contained questions regarding the 
rooming house population i.e. age, sex, marital status, income source, 
special needs, and type of support service required. Other questions 
were related to rooming houses; i.e. location, rent charged, physical 
condition and safety. Task Force members also brought knowledge and 
experience with rooming house tenants. 


Major Thrusts 
Six major directions for action stand out in this report: 


0 actions to ensure sufficient financial assistance to single tenants 
with low incomes to allow them to afford monthly rental payments, 
and rent deposits, and to ensure that they are aware of all 
possible financial assistance available to them, 


0 actions to develop and provide appropriate Support services for 
vulnerable rooming house tenants to enable them to attain and 
maintain stability in their lives, 


0 actions to increase the supply of affordable rooming house stock in 
the City of Hamilton, including zoning’ changes, facilitating the 
licensing process and providing services which would assist small 
landowners and non-profit organizations to establish and maintain a 
rooming house, 


0 actions to ensure that all applicable rooming houses are licensed 
and that Fire, Health and Property Standards regulations are 
Strictly enforced, therefore improving. the physical quality and 
safety of the living space, 


0 actions to ensure that tenants are aware of their rights as well as 
their obligations, and that landlords are also aware of obligations 
in licensing and maintaining a comfortable, clean and Safe rooming 
house. 


O actions to encourage tenant input into housing issues. 


-iii- 
1. Tenant Profile 


The research verified previous speculation that the overwhelming 
majority of tenants in rooming houses are receiving some form of social 
assistance, and that this income failed to meet their basic needs. 
There was a definite need for additional income in order to pay a one 
week or one month deposit to obtain suitable housing. The newly 
implemented changes to the General Welfare Act regulations will assist 
employable men and women, but these people should be informed by the 
Department of Social Services as to how these changes can benefit 
them. While changes in the GWA assistance levels show some 
improvement, the rates are still beTow the National Council of Welfare 
poverty line. Efforts should be made by Regional Council to support 
increases in the rates. 


2. Affordability and Supply 


Rooming house tenants in the study paid an average of 50 to 70% of 
their monthly income in rent, .a figure much greater than the 30% which 
is the generally acceptable gauge of affordable rent. The reasons are 
two-fold: most roomers: receive social assistance of some form or are 
earning low incomes, and secondly, affordable rooming house units are 
being lost. 


In Hamilton, rooming house accommodation is decreasing due to homes 
being converted to non-residential use as well as landlords deciding to 
leave the business. If landlords are to stay in the business, it 
becomes important to encourage landlords to stay by providing supports 
to them. Another strategy to maintain the number of rooming houses 
would be to encourage property owners and non-profit organizations to 
enter the business by facilitating the licensing process, providing 
support and information, and establishing a mediation service to assist 
with landlord and tenant negotiations. 


The City and Regional governments could also encourage the increase of 
rooming houses in the City by making appropriate zoning changes, and by 
encouraging the Ministry of Housing to develop suitable housing 
programs. 


3. Support Services 


Many rooming house tenants transfer from institution to second level 
lodging home to rooming house without being completely prepared for 
independant living. 


A needs assessment should be undertaken to identify the requirements of 
this vulnerable group, with a follow-up plan developed to provide the 
appropriate support services. Clients should be involved in all stages 
of development. 


The City of Hamilton should take a leadership role in promoting and 
developing supportive housing. Regional Council should take an active 
role in encouraging the provincial ministries of Community and Social 
Services and Housing to develop supportive housing programs that will 
encourage independant living. 
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4, Legal Rights 


Both tenants and agencies indicated a need for greater awareness of 
legal rights of tenants under the various acts and regulations. A 
tenants' association would serve to provide this information and could 
be funded in part by the Region. 


Landlords often fail to post their names and addresses, as required by 
the Landlord and Tenant Act and this should be enforced by laying 
charges. 


5. Physical Quality of Units 


Almost half of the rooming houses identified in the Study are in poor 
condition. Most of these homes are unlicensed. While the licensing 
process may not address all issues of physical quality, the safety, 
cleanliness and comfort of the home would be improved. Licensing of 
all applicable rooming houses in the city should be 

enforced. The Health, Fire and Building Departments should continue to 
respond to all complaints and enforce the applicable by-laws, which 
should be amended to include stricter penalties ‘and shorter timeframes - 
for compliance. Improved communication between the various departments 
would result in more compatible and comprehensive standards. 


Regular inspections of al] licensed rooming houses should be 
Incorporated into the Licensing by-law to maintain improved standards 
in the physical quality and safety of the homes. 


6. Tenants' Vision 
fete TS LON 


Tenants should have more input into the planning and development of 
housing and support programs. This could best be accomplished by 
including a tenant representative on boards and committees dealing with 
these issues. 


= 


“Vo 


RECOMMENDATIONS 


Tenant Profile 


The Task Group recommends: 


io 


that the Housing Help Centre for Hamilton-Wentworth be asked 
to monitor annually the population in rooming houses in order 
to assist the City in developing a plan to meet housing needs 
of this group. 


that the Regional Department of Social Services and the 
provincial Ministry of Community and Social Services develop 
an improved mechanism to inform employable clients in rooming 
houses of the upcoming changes in General Welfare Assistance 
regarding earning exemptions. 


that Regional Council continues to lobby the provincial and 
federal governments to increase social assistance rates to the 
National Council of Welfare poverty line and support community 
efforts, financially and otherwise, to advocate for increased 
social assistance rates. 


Affordability and Supply 


The Task Group recommends: 


4. 


that the Ministry of Community and Social Services make 
funding available, to be administered by the Social Services 
Department, for payment of a last month's rent deposit for 
tenants with low incomes. 


that the private and municipal non-profit housing corporations 
build more rent-geared-to-income units for singles, including 
self-contained and rooming house units, with or without common 
spaces. 


that the City/Region facilitate the development of non-profit 
housing by implementing appropriate zoning changes. and 
neighbourhood secondary plans. 


that the City modify zoning requirements in more 
neighbourhoods to encourage nomeowners to develop rental 
Suites. 


that Regional Council lobby the province to. improve the 
provincial housing programs to encourage and enable non-profit 
housing corporations to purchase existing rooming houses when 
they are for sale in the private market. 


that the City/Region lobby the Ministry of Housing and 
Canadian Mortgage and Housing Corporation to develop a 
communication network that would ensure housing policies are 
geared to the specific needs of each community, 
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12. 


13% 


14. 
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that the Regional Chairman's Affordable Housing Task Force recommend 
to religious, labour, industry and commercial organizations that land 
and other resources be donated to non-profit housing providers for 
affordable housing. 


that City Council encourage innovative ideas in designing affordable 
housing for single people, such as sponsoring a contest for rooming 
house developments with entries exhibited in a public setting, and 
an award given for the best entry. 


that the Housing Help Centre be asked to establish a mediation 
service to assist eligible homeowner and non-profit landlords with 
tenant-selection, writing rental agreements and providing advice on 
landlord and tenant issues. Assistance could be available on a 24 


hour basis. 


that the City's Licensing Department better assist landlords through 
the licensing process with a view to encourage more landlords to 
enter the business. This would include particular reference to 
inspections conducted by Building, Fire and Health Departments. 


that the Housing Help Centre be asked to develop a basic iiformation 
package to be given to landlords on request and those interested in 
making a licensing application. The package should include summaries 
of the applicable health, fire and building standards, basic landlord 
and tenant laws, rent review laws and the Rental Housing Protection 
Act. The package should also be available at the City Licensing 
Department for distribution. 


that the City actively promote and provide information on 
rehabilitation loans and grants that are available for small 
landlords to assist with maintenance and structural] improvements. 


Support Services 


The Task Group recommends: 


6ax 


that F&SAC form a task group to complete a needs assessment of 
Support services for rooming house tenants. 


that F&SAC use this needs assessment as a basis to develop a plan 
at a local level for appropriate support services for rooming house 
tenants. The plan should then be referred to the Affordable Housing 
Task Force for support and further action. 


that the City/Region should assist in funding the development of 
these programs, or request funding through the appropriate provincial 
ministries. 


that client involvement be Promoted at all stages of program 
development. 
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that Regional Council lobby the federal and _ provincial 
ministries of Housing to make supportive housing allocations 
for Hamilton a high priority. 


that Regional Council lobby the Ministries of Community and 
Social Services and Health to ensure that supportive housing 
programs are designed to empower individuals towards 
independent living, both socially and economically. 


Legal Rights 


The Task 
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22. 
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Group recommends: 


that the City/Region help to fund a tenants' association which 
would provide information on tenants' legal rights and 
obligations. 


that the City/Region begin to prosecute all landlords who do 
not post their name and address for service and Part 4 of the 
Landlord and Tenant Act, as required by law. 


that F&SAC request the City's Legal Clinics to write a letter 
to social service agencies and any other potential tenant 
advocates informing them that they can lay charges under the 
Provincial Offences Act against landlords who do not post 


their names and addresses and explain this process. 


that the Housing Help Centre be asked to establish an advisory 
bureau to assist non-profit - organizations and eligible 
individual landlords who want to provide affordable housing 
with information on landlord and tenant relations. 


that the Region, and specifically the Housing Policy and 
Development Officer, monitor’ the activities of the Rent 
Registry operated by the Ministry of Housing in Hamilton and 
monitor changes to the Rental Housing Protection Act. 


Quality of Units 
Group recommends: 


that the City Licensing Department develop two separate 
licensing categories to license rooming houses and hostels. 
The license should be named to clarify the type of facility it 
applies to: i.e. Rooming House License, ~ 

Hostel License. 


that the City Licensing by-law be amended to incorporate 
regular inspections of all licensed rooming houses. 


that the City Licensing Department develop an approach to 
co-ordinate the inspection process to deal with individual 
complaints on both licensed and unlicensed rooming houses. 
This should also ensure that the enforcement procedure 
continue if a tenant vacates. 
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26. that the City Licensing Department meet regularly with the 
Fire, Health, and Building Departments to develop 
comprehensive, compatible and enforceable standards. 


27. that the City/Region amend the Health, Fire and Property 
Standards by-laws to shorten the time for compliance and to 
increase penalties for non-compliance. 


Tenants Vision 
The Task Group recommends: 


28. that F&SAC encourage various non-profit housing organizations 
to have tenant representation on their boards, advisory 
committees or relevant task forces (ensuring that tenant 
representatives are aware of any legal responsibilities 
associated with board membership). 


General Recommendations 
The Task Group recommends: 


Ls that the F&SAC take a leadership role in monitoring the 
implementation of these recommendations. 


Il. that this report be referred to Health and Social Services 
Committee for review and further action. 


III. that this report be forwarded to the following for review and 
appropriate action: 


Regional Chairman's Affordable Housing Task Force 

Housing Help Centre of Hamil ton-Wentworth 

City of Hamilton Licensing Department ( a division of the 
City Clerk's Department) 

City of Hamilton Building Department 

City of Hamilton Fire Department 

Regional] Health Department 

Regional Planning Department 


Concluding Remarks 


The goal of the task group was to identify rooming houses and their 
population in Hamilton, as well as investigate the regulations that 
govern them. The group identified main areas of concern regarding 
these issues. Several recommendations have resulted from this 
investigation that will hopefully lead to improvements in the rooming 
house situation in Hamilton. 
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ROOMING HOUSE STUDY 


1.0 INTRODUCTION 


In August of 1987 the Food & Shelter Advisory Committee of the 
Regional Municipality of Hamilton-Wentworth struck an ad hoc Rooming 
House Task Group to investigate the issue of tenants living in rooming 
and boarding houses in the Hamilton community, and to address fire, 
health and building regulations. The interest in this research flowed 
out of the Task Group members experience with their clients, who had 
identified a range of problems with their accommodation, including 
cost, physical and health standards, and safety. 


1.1 Preliminary Investigations: Meeting with inspectors 


The Rooming House Task Group began its examination by meeting 
with inspectors from the City of Hamilton Building Department and the 
Regional Health Department. The inspectors outlined their procedures 
and their experience with rooming houses. This gave the Task Group an 
understanding of the framework within which property and _ health 
Standards are monitored, and an overview of the situations of rooming 
houses, as seen through the eyes of the inspectors. 


The Rooming House . Task Group also addressed the issue of 
municipal licensing of rooming houses, in particular examining how many 
of the rooming houses their clients live in are licensed and thus 
subject to municipal inspection on health and property standards. 


1.2 Research Study 


The initial investigation pointed to the need for further 
information. The Rooming House Task Group then embarked on a research 
Study to gather information from two key groups: tenants in rooming 
houses, and those organizations providing services to tenants. It was 
recognized at the outset that the research could not be a comprehensive 
and definitive statement on the issues affecting roomers. Instead, the 
intent of the research was to establish a preliminary descriptive 
overview of the situation of tenants living in Hamilton rooming houses, 
in particular, those that are known to agencies involved in the 
provision of emergency food and shelter services. 


The specific terms of reference for the research study were: 


i Examine existing building, health and fire regulation and 
by-laws and procedures, and the experience of the 
departments with the legislation, including the frequency 
and number of complaints. 


Ze Examine the position of tenants in the process, i.e. 
ramifications of their recent inclusion in the Landlord 
and Tenant Act, their position under the ResidentTaT Rent 
Regulation Act, their role in inspection. 


Ns 


Bic Identify how many rooming and boarding houses there are in 
Hamil ton-Wentworth and where they are concentrated. 


4. Review 1986 statistics of the Health, Building, Fire 
Departments, and the Legal Clinics» =fors »itrends, 
commonalities and major areas of concern. 


a. Examine whether the population of tenants in rooming and 
boarding houses has changed and what their current needs 
are. 


6. Examine other methods of ensuring adequate upkeep of 
rooming and boarding houses. 


ike Examine methods of maintaining affordability in rooming 
and boarding houses. 


a5 Examine methods of promoting community acceptance of 
rooming and boarding houses. 


For the purposes of the study a rooming house was defined as “a 
Single room that may contain either a bathroom or a small kitchen but 
not both", and included those living in single room occupancy hotels on 
a long-term basis. 


Those specifically excluded from the research were people living 
in second-level: lodging homes. These issues were addressed by two 
other reports, the Task Force on Care for the Psychiatrically Disabled 
and the Report of the Second Level By-Law task rorce. AT so 
specifically excTuded were those roomers Tiving with families who rent 
One or two. rooms in their homes and share bathroom and/or kitchen 
facilities with the tenants. It was assumed that these tenants would 
have different experiences. As well,..the legal framework for these 
tenants is different because this type of rooming situation is not 
covered by the Landlord and Tenant Act nor does it require municipal 
licensing. Rooming houses catering to students were not specifically 
excluded, but no special attempt was made to access this group. Also 
excluded from this research were tenants who lived in rooming houses 
not known by the social services agencies who were contacted. 


tee Assumptions 


It is important to note that this research, like all research 
projects, was guided by some assumptions. These assumptions were based 
upon the experiences of the members of the Rooming House Task Force. 


The Task Group assumed that many roomers would not be aware of 
their legal rights; that some roomers would require support services 
such as living skills; that many rooming houses would be unsafe or in 
poor repair; that the issue of affordability would be central because a 
substantial proportion of roomers' jincomes would be tied to their 
shelter costs. ps 


oe 


What follows is a description of the rooming house context in 
Hamilton, as identified through our Task Group's research. Also 
included is a description of the methodology, an analysis of the 
results and a list of the recommendations of the Rooming House Task 
Group. The recommendations are based upon both the data collected 
through the research study and other elements of the Task Group's work 
as described above. 


2.0 PRE-RESEARCH ASSUMPTIONS: DESCRIBING AND SETTING THE CONTEXT 


The Task Group established a context for the research study, 
which included an understanding of who rooming house tenants' were; 
what their income sources were; how much they paid for shelter; what 
their relationship was to support services; what their legal rights 
were in relation to their housing; what their housing was like. The 
Task Group clarified assumptions about these questions, and carried out 
some preliminary investigations. 


2.1 Tenant Profile 


The Task Group thought that the majority of rooming house 
tenants would be single males, mostly over 45. This was largely due to 
the perception that if there was the possibility of two incomes, more 
Spacious accommodation would be sought, and would be affordable. 


There was also the perception that some tenants would be in life 
Situations that would make it difficult to access other housing, for 
example, “career substance abusers", “career psychiatric patients", 
those with erratic work records. 


It had been the experience of the Task Group members that most 
tenants they had been in contact with were on social assistance. 


2.2 Affordability 
a) Incomes 


The Task Group believed that rooming house rents would take a 
substantial chunk of these tenant's incomes. This hypothesis 
was substantiated by a study on low-income singles which 
analyzed the percentage of welfare income spent on housing by 
Ontario recipients. (See Graph 1 and Table 1) 


The Task Group's experience also indicated that the practice of 
landlord's asking for a last month's or last week's rent deposit 
for a room was on the increase. This would make it more 
difficult for tenants to access adequate and affordable housing. 
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Table: | 


RENT-TO-INCOME NEED AMONG 
ONTARIO UNATTACHED INDIVIDUALS, 1985* 


MONTHLY RENT DIFFERENCE BETWEEN 
THEY CAN AFFORD AFFORDABLE RENT AND EFFECTIVE RENT- 

NUMBER INCOME AT 30% OF INCOME $200 AVERAGE RENT TO-INCOME RATIO 
Under 

29,250 $2 ,000 $ 50 -$ 150 120% 
$2 ,000- 

37 ,050 $3,999 SA -$ 125 80% 
$4 ,000- 

25,350 $4,999 Sc -$ 87 53% 
$5 ,000- 

38,025 $5,999 $ 138 -$ 62 | 44%, 
$6 ,000- 

SYA VMS) $6,999 $ 165 -$§ 35 : 37% 
$7 ,000- 

26,025 $7 ,999 © $ 188 -$ 12. , 32% 
$8 ,000- 

83,850 $8,999 Soels +S 43 28% 
$9 ,000- 7 

59,475 $9 ,999 $ 238 +$ 38 25% 
$10,000- 

89,700 $11,999 $2275 +$ 75 22% 


* Assumes individual incomes are evenly distributed around the following points: 
$24 0002533, 000+ .$4 ,500:.$5,500;..$6 500: $7 ,500,..$8 500; $9,500: and $171,500. 


FROM: A Place to Call Home, Housing Solutions for Low-Income Singles in Ontario, 
Report of the Ontario Task Force on Roomers, Boarders and Lodgers, December 


1986, p.14. 


b) 


c) 


Rent Review 


Rent increases and thus rent review, are also an aspect of 
affordability. With the inclusion of rooming house tenants in 
the Landlord & Tenant Act, the Residential Rent Regulation Act 
now covers all rental residental property including rooming 
houses. Landlords are required to follow government set limits 
regarding rent increases, unless they apply for permission to 
raise rents higher. Rent can be raised only once every 12 
months, on the anniversary date of the unit, and only after 
giving proper written notice. There is a requirement under the 
Residential Rent Regulation Act that all landlords register 

eir rents wi @ provincial rent registry. This enables 
tenants to find out what the maximum legal rent is for their 
particular unit. However, the deadline for landlords 
registering rents in buildings containing less than 6 units has 
not yet been established, and thus few of these landlords have 
registered the rents for their property. Some rooming houses 
have less than 6 units. 


The Task Group assumed that tenants in rooming houses are a 

vulnerable group who already have major problems finding 

available housing, and were thought not likely to complain about 

illegal rent increases. Tenants in rooming houses often pay 

Hear rent increases because they are desperate for a place to 
ive. , 


Loss of Affordable Housing Stock 


The number of people living in rooming houses in Ontario has 
decreased significantly between 1971 and 1981. (See Table 2h 
It is generally assumed that this corresponds to a similar 
decline in the number of rooming house units. Hamilton figures 
were not available but the Task Group made the assumption that 
Hamilton would follow the general Ontario trend. The Task Group 
then addressed the possible reasons for this decline. 


Gentrification 


Gentrification is the term used to describe the phenomena 
of people from higher income groups choosing to move into 
Tower income neighbourhoods, thus displacing the lower 
income groups. This increases the potential resale value 
of residential property, and encourages landlords to 
either raise rents illegally, or sell, allowing the new 
owner to raise the rents, based on their higher financing 
costs. It also leads to deconversion, with duplexes being 
turned into single family homes, and rooming houses being 
turned into apartments or single family homes. 


TABLE 2 


L197 d=2987 


TRENDS IN THE NUMBERS OF LODGERS, 


LODGERS IN PRIVATE 
DWELLINGS ONLY 


LODGERS INCL. 
COLLECTIVE DWELLINGS 


L971 206,165 N.A. 


1976 N.A. iZ2i7/35 
93,620 


1981 slip be BP = = J 


Change =94,310 : -28,115 


Average Change 
per day -25.8 -15 


Average Change 
in Buildings 
per day 


=- 42% - 3%*k 


* Source: Census of Canada, 1981, including a special 

run for the Ministry of Housing and an unpublished 
table on Ontario Collective dwellings. Students in 
residences were undercounted. 


** Using an average size of 7 spaces. 


Fale Using an average size of 5 spaces. 
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Cities where a large stock of middle income housing was 
available in the late 1800's experienced a loss of housing 
largely through the process of gentrification. Toronto's 
Cabbage Town is a prime example of this. 


Conversion 


The Task Group's experience was that conversion of 
residential property to commercial or other 
non-residential uses is also on the increase, particularly 
among more affordable units. This has the effect of 
decreasing the number of available residential units, and 
putting more pressure on an already tight market. 


Rental Housing Protection Act 


Landlords in the lower priced range of the housing market 
are demolishing or renovating rental units in an effort to 
raise their market value, and thus increase profits. This 
has resulted from rising housing prices and short supply. 
Much of the lower priced housing has been disappearing 
because of this, leaving many people with low incomes with 
few alternatives. 


The Rental Housing Protection Act, 1986 was passed to help 
stop this phenomenon. The Act stated that no rental 
property, or any part thereof, shall be demolished, 
converted or renovated if it is required that the tenants 
vacate, unless the city council approves. The 
municipality is not allowed to approve the application 
unless at least one of three criteria are met; the 
premises are unsafe and unfit for human habitation; the 
tenants will be accomodated in similar units in the same 
area; the proposal will not adversely affect the supply of 
affordable rental housing. 


In the past, many landlords would bypass the Act because 
it did not cover vacant buildings. The landlord would 
serve illegal notices to vacate and tenants would obey 
them without seeking legal advice. However, -as of June, 
1989, the Act was amended to cover vacant buildings. 
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In contrast to cities like Toronto, Hamilton did not have a 
large stock of middle income housing at the turn of the 
century*. Consequently, conversions and the Rental Housing 
Protection Act have had a much larger impact than gentrification 

on this city’s loss of affordable housing. The impact of these 


forces should be considered in planning solutions to Hamilton's 
housing problems. 


2.3 Support Services 


Most Task Group members have had a lot of experience with 


rooming house tenants. Based on that experience, the Task Group have 
some underlying beliefs about rooming house tenants and their possible 
need for support services. 


2.4 


slip The target group of tenants in the study will be 
vulnerable because of level of income, and a range of 
disabilities which cause them some difficulties in having 
a stable lifestyle. 


(ae Current support services need to be expanded upon or made 
more accessible to be more effective in helping this 
tenant group maintain more stable living situations. 


Se These tenants do not know their legal rights = and 
responsibilities. 


4. These tenants are likely unaware of the services available 
and how to access them. 


55 If services were available they would probably be utilized 
by the tenant. rm 


Legal Rights 

The Landlord and Tenant Act 

Task Group members thought that tenants would not know their 
legal rights in relation to housing. This is partly due to the 


fact that there have been recent changes in the Landlord Tenant 
Act (LTA). ie ee 


Mie Uear= 4s 4woichs “Wandscapes or “Despair: From 
Deinstitutionalization of Homelessness, "Ana tomy oT the 
Service-dependant ghetto, ~ Princeton, Nice Princeton 


University Press, 1987. 
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Originally all roomers and boarders were classed as licensees, 
which meant they had a limited right to use the owner's land at 
the privilege of the owner. No interest in Jand passed, and 
licensees had to accept terms imposed by the landlord. 


In the late sixties a section on Residential Tenancies, Part 1V, 
was added to the LTA. This allowed for notice periods for 
evictions and responsibilities for repairs. As the population 
of renters became larger and more politically active, the LTA in 
its present form was passed in the mid 1970's. For the first 
time, it gave all tenants security of tenure, and set out duties 
and obligations that landlords must follow. The most important 
part of the Act is Section 82 which states that the act covers 
all residential tenancies as defined in the act, whether or not 
the parties have agreed to other terms. This means that neither 
tenants or landlords can contract out of their rights. 


Initially, roomers and boarders were not covered by the Landlord 
and Tenant Act, and landlords here remained free to impose 


whatever restrictions they deemed necessary. 


Most landlords who ran rooming houses, where people stayed for 
considerable lengths of time, 'chose' to Operate under the 
Innkeepers Act, even though there is an obvious distinction 
Between a roominghouse and an inn. (see Appendix C) The 
innkeeper supposedly supplies short-term residences for the 
vacationing or travelling public. Guests at a rooming house are 
not vacationing, nor travelling by the commonly held definition, 
even though they may be moving due to income or other 
limitations. 


As of June, 1987 the Landlord and Tenant Act was amended to 
include some roomers and boarders in its definition of tenants. 
(Appendix C) These roomers and boarders now have security of 
tenure. They have a right to exclusive possession of the rented 
premises, and that can only be taken away for specified reasons, 
after proper legal notice, after a court hearing and a judge's 
order. They are also entitled by law to a premises in good 
state of repair, no matter in what condition the premises were 
when they moved in. They are legally entitled to services such 
as heating, water, clean common areas, and, depending on the 
agreement, working appliances. These rights are guaranteed by 
the LTA whether the rooming house is licensed or unlicensed. 


Some roomers and boarders remain unprotected, however, because 
recent amendments to the Act exempted several categories of 
roomers and boarders. (Appendix C). The most notable exemption 
is for tenants who share a kitchen or a bathroom with the 
landlord, the landlord's spouse, .chilid;.-a sarent- or the 
spouse's child or parent. In this situation the parties 
contract or agreement alone will determine the rights and 
obligations of each party. -- 


Rent Regulation Legislation 

ents In rooming an Oarding houses are covered by Ontario's 
rent regulation laws (Appendix C). Proper notice of rent 
increases should be given to tenants, and any rent increase 
exceeding the government guidelines must receive approval from 
the local Rent Review office. 
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Zen Physical Quality of Units 


Tne experience of the Task Group was that many rooming house 
tenants live in poor quality housing. Some live in rooms where there 
are health hazards, including inadequate ventilation (no windows), 
inadequate space, cockroaches, unfinished construction, rooms with 
plaster falling down or moisture seeping in, rooms in buildings that 
are unsanitary, with appliances that do not work, access stairs that 
are too steep and/or do not have rails, or plumbing that does not 
work. Non-residential space is being used as housing, i.e. coalbins 
and storage spaces are being rented as rooms. 


Some tenants live in rooms where they would be at serious risk 
in the event of a fire, because the exit may not be through a central 
hall but through another room. Also, most of these buildings have 
nothing that resembles a fire escape. 


After discussing their own experiences, the Task Group examined 
the municipal by-laws which regulate physical and health standards in 
residential buildings. 


a) Standards 


The physical standards in rooming houses are covered, as are al] 

residential buildings, by local municipal property standards 
by-laws, the Regional -Health By-Law, and provincial fire code 
regulations. Rooming houses are also covered by local licensing 
by-laws. Generally, inspections for infractions are done on a 
complaint basis only, thus the onus is on tenants to identify 
and report infractions. In the city of Hamilton, rooming houses 
with more than four tenants are required to have a municipal 

license. The licensing procedure involves a landlord applying 
to the local licensing department (a division of the City 
Clerk's). The Regional Health Unit then carries out = an 
inspection, and the Building Department checks its files to 

determine whether there is an outstanding order on_ the 

property. The fire department also does an inspection. 


The Task Group then met with various inspectors, who clarified 
the inspection processes, as outlined on the following pages. 


Property standards and health inspectors indicated that they 
have some concerns about rigidly enforcing the by-laws. The 
dilemma they face is that if they do- so, rooming houses may 
close, leading to a loss of housing stock. However, if they do 
not enforce the by-laws, tenants' safety is jeopardized. 
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Figure ] 
LICENSING DEPARTMENT PROCESS 


Qwner completes application 
for lodging house license 
at City Clerk's Department. 
Fee is paid at this time. 


Copy of application is sent to 
Fire, Building, Health, Police 
and Traffic Department 


Police Department 


— sas a | = completes 
Physical Inspection of home or owner! | in-office check 
is completed by Fire, Health and | Building 


possibly Traffic Department if | Department checks 


Building Permit is required, | zoning 
Building Department will also inspect aos 
Reports are filed by each Department 
with City Licensing, noting 
requirements, if any. 

If compliance with If failure to comply 
~ all requirements, Licensing Department sends 
license is mailed letter indicating area 


of concern; with 
30 days to comply and 
ongoing to follow-up in 
conjunction with Fire, 
Health and Building 
Departments 


| If still no compliance 

| nd letter jis sent, with 

| 30 days.to comply and & 
| @nforcement proceedings if | 
necessary 


—_—_—_—_—— 
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Figure 2 
PROPERTY STANDARDS INSPECTION PROCESS 
(Relates to concern about safety of building) 


Process 


Individual Complaint 


Visit by Building Inspectors Notify the 
pete RV in ieee relevant agency 


(Fire, Health etc.) 
if there is a 
contravention 


If complaint is verified,a PSB 
is sent to owner of property 
(lists by-law contravention) 


If no compliance, Notice sent 
to owner 


Qwner can appeal 
to inspector 


Can appeal to Property 


Standards Appeal 
If no compliance, order is issued Committee (a quasi- 
2 judicial body) 
Owner can 
The Committee may confirm, modify 
quash or extend the order 


Appeal Committee 
If no compliance 


decision to 
County Court 
Judge 


Inspectors can lay 
an information 

under the Provincial 
Offences Act 


City can authorize 

that work be done 
and the cost added 
to property taxes 


Register 
on title 
in Registry 
Office 
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Figure 3 


Process. 


Complaint Filed 
with Fire Department 
~ Inspection Made by 
Fire Inspector 


If infraction to Ontario 
Fire Code is verified, 
Inspection Report is 
sent to owner, giving 
30 days to comply 

(if licensed) 


If unlicensed, 
Advise City 
Licensing Dept. 


If no action after 
30 days, a Fire Code 
Notice of Violation is 
served, giving a further 
30 days to comply ! 


If still no compliance, 

a charge is laid under | 
the Provincial Offences 
Act. Possible fines: 

$ 2,000 (individual) 
$10,000 (corporation) 


Fire Department Inspection. Process 


(Relates to Concern About Safety of Building) 


Licensing Department 
Contacts Owner 


Landlord files for 
For Rooming House 
License 


Fire Inspection made 
after licensing 
application is 
received from City 
Licensing Department 


Report is filed with 
Licensing Department 


Reinspect after 30 
days. If compliance, 
notify Licensing 
Department. If 
occupied by tenants, 
but no compliance, 
notify Licensing 
Department 
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Figure 4 
HEALTH DEPARTMENT INSPECTION PROCESS 


(Relates to concern about safety of person) 


TIME FRAME PROCESS 


Individual complaint or 
Standard inspection 
Within Visit by Health Inspector 
2 days to verify 


Usually 
within 
30 days 


If verified, request to 
landlord to resolve problem 
(verbal warning or written notice) 


Usually 
within 
30 days 


If no compliance, and unit stil] 
occupied, inspector issues written 
order to landlord 


Can take up If no compliance, and unit still 
to 6 months occupied, inspector can lay 


charges under Provincial or City 
regulations 


If charge is successful and stil] 
no compliance, health unit can order 
work done and have costs added to 
property taxes 
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b ) Licensing 


As of June 8, 1989, there were approximately 52 licensed rooming houses 
in the City of Hamilton. This is based on records maintained by the 
City's licensing department. , 


The Task Group decided on the necessity of generating a more 
comprehensive list of rooming houses. This became another of the Task 
Group's activities. 


3.0 STUDY METHODOLOGY 


Two surveys with two different groups of people were carried out in 
December, 1988 and January, 1989. (See sample questionnaires in Appendix 8B). 
A survey was completed with a selected group of agency staff and another 
survey was conducted of rooming house tenants. Nine members of the Rooming 
House Task Group received training from research staff of the Social Planning 
& Research Council and then carried out the interviews. 


3.1 Survey of Agencies 


A sample of agencies that typically deal with people who live in 
rooming houses was selected for the study. .17 agencies took part in the 
survey. (Appendix B contains a list of these agencies). 


The Rooming House Task Group developed, revised and pre-tested a 
questionnaire for agency staff people. The pre-test was completed with 
Adolescent Community Care. 


The questionnaire contained questions about the characteristics of an 
agency's rooming house client population, i.e. age, sex, household Structure, 
income source and special needs; location of the rooming houses that their 
clients lived in, average rents, safety and physical conditions of these 
houses, tenants' and landlords! awareness of legal issues, types of assistance 
these staff people think tenants could benefit from and type of data already 
collected by the agency on each of these clients. 


An introductory letter was sent to all of the agencies. One of the 
Task Group members then established contact with an agency staff member who 
indicated if the agency dealt with clients who lived in rooming houses, and 
identified which staff person had the most extensive Knowledge. In this way, 
Staff people who were most familiar with clients living in rooming houses were 
surveyed. The initial telephone contact provided the opportunity for a brief 
introduction to the study and the chance to schedule a meeting time to carry 
out a personal interview with the agency staff person. 


Personal interviews were carried out with each agency staff person at 
their respective agencies. Each interview took, on average, 1 to 1-1/2 hours 
to complete. Ale 
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Limitations to the data include: 


ays the demographic breakdown of the total number of clients who 
lived in rooming houses was estimated by agency staff; the 
numbers are not actuals. 


2)5 there was no control available for double reporting, in cases 
where two agencies had a client in common. Thus’ agency 
estimates of the number of clients cannot be added to arrive at 
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a total number of people living in rooming houses in Hamilton. 


3) only rooming house tenants who were also agency clients were 
discussed by the agency staff person in the survey. If a tenant 
was employed, or had no legal difficulties, or no jail history, 
Or no reason to contact the providers of emergency food and 
shelter, they would not have been described in this survey. 


3.2 Survey of Rooming House Tenants 


The Rooming House Task Group developed, revised and pre-tested a 
questionnaire for tenants. The questionnaire asked about safety 
issues, the physical conditions of the house, who collects the rent, 
tenant's awareness of legal rights, and tenant's likes and dislikes 
about rooming houses, including which Wee are important to them in 
choosing their housing. 


There were some difficulties in finding tenants to interview 
because the researchers did not go into rooming houses to conduct 
interviews due to safety and confidentiality concerns and the short 
time line for collecting the data. Subsequently, 34 personal 
interviews were carried out at drop-ins, in food lines and through 
individual contacts through agencies,.in December, 1988 and January, 
1989. Double reporting was reduced by asking tenants if they had taken 
part in this survey elsewhere. 


Each researcher approached individuals with a request to 
participate in the study and began by asking each individual if he/she 
lived in a rooming house. Each personal interview lasted, on average, 
about 15 minutes. Researchers tended to select respondents that they 
knew, who they thought would be willing to take part in a-survey, and 
who they felt would give accurate answers. 


3.3 Data Analysis 


Since the data was primarily qualitative in nature, the 
responses for the two sets of surveys were summarized manually. 
Frequency counts were tabulated for each question on the two 
questionnaires. There was no attempt to complete any significance 
testing among the variables in the questionnaires. The research was 
intended to be descriptive (i.e. sociodemographic profiles) rather than 
explanatory (i.e. identifying casual factors). . 
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4.0 RESULTS 


4.1 Tenant Profile 


Who are the tenants? 

Of the 34 tenants questioned, 29 (85%) were Single males, 4 
e%) were single females and there was one couple (3%). 

Forty-four percent of tenants were over 50, with the remaining 


tenants being fairly equally divided among the other three age 
categories. ; 


Table 3 


Male Female Couples Total 


6 ( 21%) 1 (100%) dealt 24%) 


4 ( 143) | 6 ( 18%) 
4 ( 14%) 6 ( 18%) 
15 ( 52%) an 15 ( 44%) 
29 (101%) 34 (1014) 


The data estimated by the 20 agencies who responded to this 
questionnaire indicated that approximately 73% of their clients 
who live in rooming houses are Single males, approximately 25% 
are single females, approximately 2% are couples, and almost 1% 
are single parents with children. The males are divided 
relatively equally among all of the age categories specified, 
while the majority of the women (62%) are under the age of 24, 


b) 
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Both agency and tenant respondents revealed a higher number of 
males than females. However, the tenant sample was somewhat 
different from the agency sample, in that the tenants 
interviewed were generally older. This may well be a function 
of the interview selection process. The tenants interviewed 
were the ones most willing to talk, the ‘regulars’, those with 
the ‘least to lose', and most experienced with the 'system'. 
The younger tenants were less willing to talk, and seemed to 
consider it a ‘waste of their time’. Thus, the interviewing 
process probably skewed the tenant survey to older, single males. 


Both samples were not truly representative, since all the 
tenants in both samples were agency-related. The sample showed, 
however, that the tenants living in rooming houses are not the 
traditional stereotype of older single males. 


Some of the research findings were surprising. For instance, 
approximately 44% of the tenants identified by the agencies were 
under 24 years of age. The agency data also indicated that 
among these youth, a significant number were young women living 
in rooming houses. It was also surprising to discover that 
there were some couples and single parents with children in our 
sample. These latter two groups represented a small percentage 
of our sample, but this was a distressing finding that requires 
further investigation. 


Income Source 


The tenant responses indicated that sixty-six percent of them 
received General Welfare Assistance (GWA) or Family Benefits 
Allowance (FBA). Other income sources identified included Old 
Age Security, Canada Pension Plan, Unemployment Insurance and 
wages. : at 


The agencies estimated that approximately 95% of the tenants 
received GWA or FBA. The other 5% received some income from Old 
Age Security or wages. Agency respondents also noted that 
forty-five percent of the males received FBA, while only 17% of 
the females did. This might be a reflection of the younger age 
of the women generally, in that they are less likely to be 
receiving a disability pension. Other income sources included 
Old Age Security and wages. 
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Both agency and tenant responses indicate that the majority of 
tenants are on fixed incomes. Fixed incomes in all of the © 
categories listed are wel: elow the poverty line. These 

tenants are poor, and cannot afford any other type of housing. 

Table 4 provides an overview of a comparison between National 

Council of Welfare estimates of poverty lines and potential 

income sources for rooming house tenants. 


Although a greater proportion of the agency sample were on 
social assistance, the discrepancy could be a reflection of the 
Situation that some recipients may also work sporadically. 
Tenants may only have indicated their current source of income. 
Agencies may only have been aware of, or considered important, 
the usual income source. It could also be a reflection of the 
variation between the agency and tenant Samples. 


TABLE 4 


COMPARISON OF POVERTY LINES 
WITH POTENTIAL INCOME SOURCES 
FOR ROOMING HOUSE TENANTS 
IN THE CITY OF HAMILTON 
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(4 of Poverty Line) 
] 
1989 Poverty Line Ae 32 100% 


Gross Annual Income at 9,880 86% 
Minimum Wage A 
40 Hrs. Work Week , 
52 Week Year (May 1989) 
(Ontario Minimum Wage 
is $4.75/hr.) 


GWA Annual Rate 5,988 52% 
For Single Unemployable Person 
With Maximum Shelter Subsidy 
(May 1989) 
FBA Annual Rate For 8,736 76% 


Single Permanently Unemployable 
With Maximum Shelter Subsidy 
(May 1989) 
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1. National Council of Welfare Estimates Of Low Income Lines 
(Poverty Lines) for 1989 For An Unattached Person. 
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Length of Stay 


Tenants interviewed had lived in rooming houses for a wide range 
of time periods, ranging from 2 days to 7 years. The group 
divided equally into 2 categories; those who had lived in their 
rooming house for six months or less, and those who had lived 
there for longer. The average length of stay for the first 
group was approximately 2 months, while the average for the 
second group was 26 months. 


The reasons tenants gave for leaving rooming houses were 
variable. Some were economic reasons - i.e. they found cheaper 
rent, were facing rent increases or had rent arrears. Table 5 
identifies why study respondents left their rooming houses. 


The Agencies indicated that the length of time tenants stayed in 
a particular rooming house fell within two ranges. The first 
range was 1 - 3 months, and if the tenants stayed past that 
length of time they tended to stay for a year or more. 


Their reasons for leaving also seemed to fall into two general 
categories; the tenant found a better/cheaper place, or the 
landlord wanted them out so they could charge more rent, 
renovate, or get rid of unpleasant’ tenants. A more 
comprehensive list is included in Table 6. 


Agency and tenant responses coincide in regards to the length of 
Stay Botn ShOWThg a wide -VarvatTon, Agency staff believe that 
the primary reason tenants move was because they were interested 
in a better standard of accommodation or a better living 


environment. 


TENANT 


#2 


#3 


#4 
hotel 


#5 


#6 


#7 


#8 


#9 
#10 


#11 


#12 


#13 


#14 
#15 


HOW LONG 
IN 


ROOMING HOUSE 


5 months 


2 months 


7 month 


7 months 


7 months 


2-3 years 


7 years 


6 months 


9 months 


2 months 


4 years 


13 months 


6 weeks 


3 days 


1 month 


eye 


TABLE 5 


TENANT RESPONSES 


WHY LEFT LAST 


ROOMING HOUSE 


rent arrears 


new owners - 
renovations 


rent arrears 


better deal 


cheaper rent 


landlord told 
him to leave 


personal 
reasons 


too dirty 


rent too high 


fights 


too small 


rent increase 


landlord 
wanted to 
renovate 


LIKES 


freedom no rules 


quiet and warm 
cheap 


good convenient 
location 


clean, convenient 
location 


clean, good 
repair, handy, 
well kept 
Quiet 


close to stores 


nothing 


nothing 


warm 
out of the cold 


cheap 


2 rooms 


-- = No Answer. 


DISLIKES 


not enough $,. have to 
cook own meals, do 
own laundry 


entrance off alleyway 


nagging, lack of 
space 


room too small, no 
cooking, people 
hanging around 
outside 


has to share 
bathroom 


bad tenants 


expensive 


Sharing bathroom 


too small, too 
noisy 


no heat, too many 
people, no cooking 
facilities, sharing 
Dathroom 


place is falling 
apart 


little heat, bad 
physical condition 


too small 


noisy tenant 


Conted. 
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HOW LONG 
TENANT IN CURRENT WHY LEFT LAST 
of) ROOMING HOUSE ROOMING HOUSE LIKES DISLIKES 
#16 2 years -- food rent 
#17 1 year beat up, nothing dirty, other 
landlord rented tenants drunk 
room while in 
hospital 
#18 5-6 months bad relation=- left alone too hot, mail 
ship with stolen 
1 andl ord 
#19 2 years convenient to close to work nothing 
work 
#20 3 years ‘moved home quiet, other nothing 
people to talk to 
#21 1 month Other tenants nothing too cold in room 
bugging him 
#22 4 years dirt, tenants clean, nice owner 
drinking 
#23 3 months burnt out nobody bothers drugs 
him 
#24 ] year cheaper rent convenient rent too high 
location 
#25 2 days transient clean, quiet, -- 
moved towns safe 
#26 2 weeks landlord sold use of kitchen didn't understand 
building 
#27 2 weeks -- private, quiet bugs 
#28 ] year lost room due nothing smal] 
to hospital 
time 
#29 2 years -- clean & quiet sometimes too 
noisy 
#30 1 month -- cable included cold, bugs, super. 
harasses, glass on 
floor, no mail boxes 
Note: Of the 34 tenants interviewed, only 30 were currently living in 


rooming houses. 
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TABLE 6 


REASONS FOR TENANTS LEAVING ROOMING HOUSES 
S Reported by Agencies 


-better address 
-more money for a better address/apartment 

-got a job 

-find a cheaper place 

-move in with friend/relative 

-evicted 

-run out of money 

-find.a boyfriend with more money 

-summertime (go back to streets) 

-found a place with cooking facilities/bathroom facililties 

-feel like moving - transient ~ 

“get evicted for rowdiness, arrears, fighting with landlord, 
drinking 

~admitted to hospital © 

-personality conflicts with landlord 

-can't get along with other tenants 

-find something better 

-leave because of dirt, bugs, their property stolen 

-want more independence 

-fearful of other residents 

-substandard conditions 

-deterioration of building e.g. bugs 

-fignt with landlord over repairs 

-reconciled with spouse 


d) Other Findings 


Tenants liked a rooming house if it was quiet, warn, 
conveniently located and affordable. They disliked a rooming 
house if it was expensive, noisy, cold and ~ small. A 
comprehensive outline of tenants responses in this area is 
included in Table 5, 
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Agency staff gave many reasons why tenants would live in rooming 
houses. These ranged from having no other options due to lack 
of finances to personal difficulties. A comprehensive list of 
reasons is presented in Table 7.: ; 


TABLE 7 


REASONS TENANTS LIVE IN ROOMING HOUSES 
(As Reported by Agencies) 


-can't get Last Month Rent 

-furnished 

-no belongings 

-no money/job for better: place 

-temporary accommodation 

-destitute 

-no other way to get shelter 

-only alternative. 

-no criteria for getting in i.e. credit check, lease 
-inadequate supply of housing 

-no apartment references - bad credit history 

-cash i.e. don't need bank account 

-all you can afford on GWA 

-alcohol/substance abuse 

-motivational/psychglogical problems 

-erratic lifestyle 

-nisfits of society 

-need the services i.e. laundry and/or meal preparation 
-poor physical appearance, poor communication skills 
'-easier to find 

-no family 

-convenient 

-recommended by a friend 

-scepticism re: youth in apartments 

-left alone 

-central location - easy access to amenities 
-socializing with others 

-first step towards independence 
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4.2. Affordability: 


According to tenants, the average amount spent on rent was 55% € 


of their monthly income. The amounts ranged from 25% - 82%, with only 
a few in the lower ranges, as shown in Graph 2. 


According to the agencies questioned, Rents in rooming houses 
ranged From SoU > S75 a-week—-with most Dei ng over $60 a week. This 
ranges from 50 = 70% of the monthly income of a single person in 
receipt of GWA benefits. It is certainly more than 30% of most of 
these tenants' incomes, (the figure that is commonly used to define 
affordability). This percentage is also used to calculate the 
proportion of a person's income for a rent-geared-to-income unit. 


SSNs) 
EXAMPLE 1: For a single, employable person on GWA (May 1989 
benefit levels) 


$60/week rent for a total of $258.00/month (4.33 weeks/month) 

Total GWA payment. $436 .80/month : 

Amount left over for al] $178.80/month or $40.87/week 
other living expenses 


EXAMPLE 2: For a single, unemployable person on FBA (May 1989 
benefit levels) 


$60/week rent $258 .00/month 
Total FBA payment $673.64/month 
Amount leftover for al] $413.84/month or $95.57/week 


Other living expenses 
ee ee, ee P| a ee 
Tenants in rooming houses are also being frequently asked for 
illegal key deposits and for a last month's or last week's rent 
deposit. The latter deposit, although legal, makes it harder for 


tenants to get into good quality rooming houses as they find it very 
difficult to find enough money for this deposit. 


The high cost of renting a room, combined with a below poverty 
line fixed income, creates a situation where a person living in a room 
does not have enough money left over for food and clothing. There is 
no extra money for other living expenses or typical life emergencies. 
Thus tenants nave: 2 


no money to buy other resources to make life easier 

no money to fix up their room 

a high chance of becoming truly homeless and on the streets 

need for food lines and free clothing just to survive 

no money to access better housing 

not enough money for emotional security. : > 
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The rental market for rooming house rooms is part of the overall 
housing market which is characterized by low vacancy rates, rapidly 
escalating rental and ownership prices, and limited unit development in 
the lower-price range. People with low incomes have significant 
difficulties accessing housing under these market conditions. 


4.3. Support Services 


Tenants were not specifically asked what type of support 
services they might utilize. 


Agencies were asked about their clients' needs for support 
services, Support services were considered beneficial for a 
significant number of tenants as per Graph 3. 


This research showed that the agencies thought that a 
significant number of rooming house tenants would benefit from basic 
Support services to attain some stability in their rooming house 
Situations; and therefore work on long-term stability in their lives. 


Many tenants may not be able to say what support services they 
would like because they are preoccupied with "survival" concerns such 
as finding decent shelter, food, and clothing. Nonetheless, before 
planning for support services for this tenant population discussions 
with them should take place. 
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4.4. Legal Rights 


When asked, tenants showed familiarity with at least some of 
their legal rights. Tenants were not questioned on the extent of their 
knowledge regarding which legal rights they were familiar with, nor 
were interviews conducted in this area. Tenants simply indicated which 
legal rights they were familiar with. 


About half indicated they knew they could not be evicted without 
notice, that they were required to give notice when vacating, and that 
their goods could not be removed or held by the landlord. The majority 
knew they were entitled to privacy and that the premises were to be 
kept in an adequate state of repair. 


The overwhelming majority of agency staff questioned (75%) felt 
that tenants were not aware o eir ltegal rignts under the Landlord 
and Tenant Act and the Residential Rent Regulation Act. In contrast, 
they felt that the majority of landlords (75%) had at least some 


knowledge of their legal rights. 


When questioned about actual practice in rooming houses, 60% of 
the agencies indicated that tenants were being evicted without proper 
notice, 40% of the agencies indicated that tenants' goods were being 
illegally removed or held by the landlord, and 40% of the agencies 
indicated that the tenants right to privacy was being violated. 


As well, agency people may not be aware of most of the legal 
rights of their clients. For example, they may not know that damage 
deposits are illegal, even though our research shows they ‘are being 
asked for. Few would know that rent review applies to rooming -houses, 
or that the Rental Housing Protection Act exists. 


Agency staff were largely under the impression that tenants were 
not aware of their legal rights. The majority of tenants however, 
indicated that they were aware of some of their rignts. Thus, tenants 
may be aware of their rights but not enforce them, although tenants 
were not asked if they had tried to enforce them. This lack of 
enforcement could be the result of a number of reasons. These may 
incl ude: 

(a) They are worried about other landlords not renting to them 
if they enforce their rights. They may also be concerned 
about creating friction with the same landlord who may own 
many buildings. 


ray 


(b) It is difficult to enforce their rights, and the legal 
system may be very intimidating. They may not know that 
begal “clinics exist Where “they can access free legal 
services, 


(c) “Learned helplessness" - i.e. if people are told often 
enough that they are worthless they believe it. 
Therefore, they do not assert themselves or their rights. 


(d) Social discrimination of the poor. 


-(e) Too many other battles to fight. (i.e., where their next 


meal is coming from, how to avoid the tenant next door who 
beats them up everytime he gets drunk). 


(f) They do not understand the full significance of their 
legal rights, for example, tenants may say they know they 
have to be given "notice", but they do not know what 
specific things a legal notice must include. If someone 
gives them a typed sheet, they will leave, because they 
assume the notice was proper. Proper legal notice is 
rarely given to roomers. 


(g) It might be easier to find another room then to stand up 
for their rights. 


Further research should examine in more detail why more rooming 


oe) house tenants do not access the legal system. 


4.5 Physical Quality of Units 


a) 


Acceptability 


The tenants were not asked to assign a specific rating to their 
rooming houses in the area of physical quality and health 
Standards, but were asked specific questions about the physical 
quality of their units. This data is shown in Table 8. 


The agencies were asked to rate the physical and health 
standards of the rooming houses their clients lived in. 
Thirty-seven percent were labelled poor. Forty-one percent were 
labelled fair, and twenty-two percent were labelled excellent 
(i.e. good). Table 9 summarizes the agencies responses to 
questions asked about the physical quality of the units. 


The difference between agency and tenant descriptions of the 
physical quality of units may be a result of different 


perceptions, or of different rooming nouses being described. 
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TABLE 8 


PHYSICAL CONDITIONS OF UNITS 
AS REPORTED BY TENANTS 


QUESTION RE SPONSE 


Plaster cracked 

Plumbing working 

Access to bathroom 
Unpleasant odours 
Houskeeping kept up 
Repairs done when needed 
Bugs 


Mice 


NOT SURE 


= 5% 


TABLE 9 


PHYSICAL CONDITIONS OF UNITS 
AS REPORTED BY AGENCIES 


QUESTION RE SPONSE 


NOT SURE 


Plaster cracked 

Plumbing working 

Access to bathroom 
Unpleasant odours 
Houskeeping kept up 
Repairs done when needed 
Bugs 


Mice 


*These figures may not total as more than one rooming house was 
being described by some agencies. Also, in some agencies 
respondents were not aware of actual conditions. 
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b) Location 


Approximately 160 rooming houses were identified by the agencies 
with a minimum of 522 available rooms.. The majority of them 

. were in the downtown area, between James Street and Sanford 
Avenue, and between the Bay and the Escarpment (an attached map 
indicates approximate locations). 
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c) Licensing 


The Task Group reviewed the list of rooming houses reported by 
pe teal and determined that many of the rooming houses their 
clients lived in were not licensed. As well, the Task Group 
compared the licensing department's list of rooming houses that 
they have licenses for with a list of rooming houses identified 
by the Ministry of Revenue's assessment procedure. This was 
done by selecting a particular neighbourhood as a case example. 
There were substantially more rooming houses listed on the 
assessment rolls. 


However, assessment roll data may also be problematic. A study 
done by the Starr Group in the West End of Toronto, (1988) 
listed a number of possible reasons for differences between 
assessment data and licensing data. 


They discovered, through cross-referencing the two lists, that. 
the assessment data did not identify most of the licensed 
rooming houses. This led them to question the reliability of 
the assessment data, as it had not identified those rooming 
houses on public record. 


The suggestion was also made that since there was no criteria 
for determining when a building is a rooming house, the category 
was being used as a catchall fer multi-occupied buildings that 
do not fall into other categories. 


The third qualifier for the use of assessment data was that many 
potential roominghouses may operate at a reduced capacity to 
avoid requiring a_ Jicense. Thus, the assessment data's 
definition of a rooming house may not necessarily correspond to 
the definition used for licensing.* 


Sa pg ne 
*West End Rooming House Study, Starr Group, Toronto, 1988, p. 18 
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ROOMING HOUSE LOCATIONS IN HAMILTON 
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Summary 


159 Kkentified Locotions 
8 Addresses not avoiloble 
’ Dundas 
150 Locotione on mop 
18 With licenses 
9 Not sure if Fcensed & 
19T Wntinmnand 
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4.6 Tenants Vision 


The tenants were asked about their picture of the ‘perfect’ 
rooming house. Their responses were quite homogeneous, and basically 
described a small, self-contained unit, which was clean, quiet, warm, 
and in a covenient location. This coincides completely with their 
likes in existing rooming houses. A comprehensive list of their ideas 
is included as Table 10. 


TABLE 10 


TENANTS' IDEAS OF A PERFECT ROOMING HOUSE 


-own kitchen, bathroom and bedroom with own entrance 
-smal] bachelor 
-self-contained apartment 
-rooms with closets 

-clean inside and outside 
-impossible 

-in a good area 

-quiet 

-safe 

-washroom on same floor 
-live-in owner 

-furnished - bed, T.V., radio, fridge, stove, chesterfield 
-friendly people 

-garden 

-cafeteria 

-laundry facilities 

-warm 

-inexpensive 

-conveniently located 

-room and common areas cleaned 
-common room 

-smal: - 4 bedroom 

-basement storage 
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5.0 CONCLUSIONS & RECOMMENDATIONS 


The research presented in this report is but the first step 
towards identifying and improving the situation for roomers in 
Hamilton.. The Task Group conducted the first study of rooming house 
tenants in this city; the sample was small because resources were 
limited, and it was difficult to find suitable tenants to answer the 
questionnaire. Although further study would give more _ precise 
information, the work that was done justifies the recommendations 
contained in this report. 


Any reference throughout the recommendations to the 
"City/Region" indicates that both levels of government are involved. 
This usually refers to licensing practices in which the Licensing 
Department co-ordinates the activities of the City's Building and Fire 
Departments, and the Region's Department of Health, but may also refer 
to zoning and communication issues. 


Sel Tenant Profile: 


Upon beginning this study, the Task Group had hypothesized that 
the majority of -rooming house tenants would be older, single males. 
The Task Group discovered from surveying city agencies that 73% of 
their clients who were rooming house tenants were single males and 25% 
were single females. The remaining 2% were couples. The Task Group is 
concerned that even 2% is too many non-singles and identifies the 
shortage of otherwise affordable housing for this group. 


The majority of tenants fits into two general age categories: 
older than fifty years or younger than 24 years, with most under 24 
being women. 


The research showed that the dverwhe Iming majority of rooming 
house tenants are in receipt of some form of social assistance, and 
that these incomes are insufficient to meet their needs. 


The Task Group recommends: 


he that the Housing Help Centre for Hamilton-Wentworth be 

, asked to monitor annually the population in rooming houses 
in order to assist the City of Hamilton in developing a 
plan to meet housing needs of this group. 


Ze that the Regional Department of Social Services and the 
Ministry of Social Services develop an improved mechanism 
to inform employable clients in rooming houses of the 
upcoming changes in General Welfare Assistance regarding 
earning exemptions. 


Tee 


3s that Regional Council continues to lobby the provincial 
and federal governments to increase social assistance 
rates to the National Council of Welfare poverty line and 
support community efforts, financially and otherwise to 
advocate for increased social] assistance rates. 


j 5.2 Affordability and Supply 


The research showed that approximately 50-70% of the tenants’ 
monthly income is used for shelter. This is much higher than the 
generally accepted figure of 30%, as set out by government guidelines. 


Many affordable rooming house units in Hamilton's downtown core 
have been lost due to conversion to non-residential use and landlords 
withdrawing from the business. Affordability is directly related to 
supply: as the number of rooming houses BARE prices increase 
within the affordable market range. 


One efficient way to increase the supply is to encourage 
homeowners to share their homes with roomers or boarders. However, 
they may be reluctant to become landlords because of concerns that 
problems with tenants may result in expensive legal battles. A service 
to assist in finding compatible tenants and to provide advice on 
landlord and tenant issues could alleviate some of these concerns. 


The Task Group recommends: 


4, that the Ministry of Community and Social Services make 
funding available, to be administered by the Social 
Services Department, for payment of a last month's rent 
deposit for tenants with low incomes. 

OH that the private and municipal non-profit housing 
corporations build more rent-geared-to-income units for 
Singles, including self-contained and rooming house units, 
with or without common spaces. 


6. that the City/Region facilitate the development of 
non-profit housing by implementing eoDDOpmlaxe zoning 
changes and HEA ei ahete Suralsicte secondary plans. 


V; that the City/Region modify zoning requirements in more 
neighbournoods to encourage homeowners to develop rental 
Suites. 

Ss that Regional Council lobby the province to improve the 


provincial housing programs to encourage and enable 
non-profit housing corporations to purchase existing 
rooming houses when they are for sale in the private 
market. 
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9. that the City/Region lobby the Ministry of Housing and 
Canadian Mortgage and Housing Corporation to develop a 
communication network that would ensure housing policies are 
geared to the specific needs of each community. 


10. that thé Regional Chairman's Affordable Housing Task Force 
recommend to religious, labour, industry. and commercial 
organizations that land and other resources be donated to 
non-profit housing providers for affordable housing. 


11. that City Council encourage innovative ideas in designing 
affordable housing for single people, such as sponsoring a 
contest for rooming ‘house developments with entries 
exhibited in a public setting, and an award given for the 
best entry. 


12. that the Housing Help Centre be asked to establish a 
mediation service to assist eligible homeowner’ and 
non-profit landlords with tenant-selection, writing rental 
agreements and providing advice on landlord and tenant 
issues. Assistance could be available on a 24 hour basis. 


13. that the City's Licensing Department better assist landlords 
through the licensing process with a view to encourage more 
landlords to enter the business. This would include 
particular reference to inspections conducted by Building, 
Fire and Health Departments. 


14, that the Housing Help Centre be asked to develop a basic 
information package to be given to landlords on request and 
those interested in making a licensing application. The 
package should include summaries of the applicable health, 
fire and building standards, basic Landlord and Tenant laws, 
rent review laws and the Rental Housing Protection Act. The 
package should also be available at the City Licensing 
Department for distribution. 


15. that the City actively promote and provide information on 
rehabilitation loans and grants that are available for small 
landlords to assist with maintenance and_= structural 
improvements. 5 


5.3 Support Services 


The agency data indicated the need for support services to 
assist vulnerable tenants in attaining and maintaining Stability in 
their lives. The development of these support services should include 
input from tenants. 
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Some rooming house tenants have moved from institutions to second level 
lodging homes and on to rooming houses. In many cases, these individuals require 
support services not easily accessible to them in a rooming house. Supportive 
housing programs would enable them to live more independently. 


The Task Group recommends: 


16a. that F&SAC form a task group to complete a needs assessment of 
support services for rooming house tenants. 


b. that F&SAC use this needs assessment as a basis to develop a plan 
at a local level for appropriate support services for rooming house 
tenants. The plan should then be referred to the Affordable Housing 
Task Force for support and further action. 


(oe that the City/Region should assist in funding the development of 
these programs, or request funding through the appropriate provincial 
ministries. 


d. that client involvement be promoted at all stages of program 
development. 


17a. that Regional Council lobby the federal and provincial ministries 
of Housing to make supportive housing allocations for Hamilton a high 


DELOrLLy. 


b. that Regional Council lobby the Ministries of Community and Social 
Services and Health to ensure that supportive housing programs are 
designed to empower individuals towards independent living, both 
socially and economically. 


5.4 Legal Rights 


Situations in rooming houses can be very immediate. It is difficult for 
individuals to exercise their legal rights as tenants. They often require 
assistance to do so and a community based group might be able to assist them. 


Also, in order to help keep small and non profit landlords in business and 
to encourage more to enter the business, free legal advice should be available 
to those that are eligible. 


The Task Group recommends: 


18: that the City/Region help to fund a tenants' association which would 
provide information on tenants' legal rights and obligations. 


19. that the City/Region begin to prosecute al] landJords who do not post 
their name and address for service and Part 4 of the Landlord and 
as required by law. 


Tenant Act. 
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20. that F&SAC request the City's Legal Clinics to write a 
letter to social service agencies and any other potential 
tenant advocates informing them that they can lay charges 


‘under the Provincial Offences Act against landlords who do 
not post their names and addresses and explain this process. 


21. that the Housing Help Centre be asked to establish an 
advisory bureau to assist non-profit organizations and 
eligible individual landlords who want to provide affordable 
housing with information on landlord and tenant relations. 


22. that the Region, and specifically the Housing Policy and 
Development Officer, monitor that rents are being registered 
with the Rent Registry operated by the Ministry of Housing 
in Hamilton. 


5.5. Physical Quality of Units 


The survey data indicated that many of the rooming house units are in 
fair to poor condition. This has been the experience of many committee 
members as well. 


Task Group members experienced confusion about the licensing process. 
It was found to be complicated and the Task Group thought it required 
simplification and clarification. Also, the licensing department uses 
the term "Lodging Home" rather than Rooming House, adding to the 
confusion. 
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The Task Group recommends: 


23. that the City Licensing Department develop two separate 
licensing categories to license rooming houses and hostels. 
The license should be named to clarify the type of facility 
it applies to: i.e. Rooming House License, 
Hostel License. 


24, that the City Licensing by-law be amended to incorporate 
regular inspections of all licensed rooming houses. 


25. that the City Licensing Department develop an approach to 
co-ordinate the inspection process to deal with individual 
complaints on both licensed and unlicensed rooming houses. 
This should also ensure that the enforcement procedure 
continue if a tenant vacates. 


26. that the City Licensing Department meet regularly with the 
Fire, Health, and Building Departments to develop 
comprehensive, compatible and enforceable standards. 


27. that the City/Region ammend the Health, Fire and Property 
Standards by-laws to shorten the time for comp lance and to 
increase penalties for non-compliance. 


AO. 


5.6 Tenants Vision 


The 


Task Group recognizes the necessity of involving residents 


in the development of their housing, as residents know best what 
they want. 


Thus the Task Group recommends; 


28. 


that F&SAC encourage various non-profit housing 
Organizations to have tenant representation on their boards 


-Or advisory committees or relevant task forces (ensuring 


that tenant representatives are aware of any legal 
responsibilities associated with board membership). 


5.7 General Recommendations 


In order to carry out the above actions the Task Group makes three 
general recommendations. 


I. 


Il. 


1g os 


that the F&SAC take a leadership role in monitoring the 
implementation of these recommendations. 


that this report be referred to Health and Social Services 
Committee for review and further action. 


that this report be forwarded to the following for review 
and appropriate action: 


Regional Chairman's Affordable Housing Task Force 

Housing Help Centre of Hamil ton-Wentworth 

City of Hamilton Licensing Department ( a division of the 
City Clerk's Department) 

City of Hamilton Building Department 

City of Hamilton Fire Department 

Regional Health Department 

Regional Planning Department 


ad 


4. 


ata. 
6.0 BIBLIOGRAPHY . 


Hulchanski, J. David, Rental Housing Trends in the City of 
Yancouver, Vancouver: CHS Research Bulletin, University of 
British Columbia, April 1989 


Dear, M.J.& Wolch, J., Landscapes of Despair: From 
Deinstitutionalization to Homelessness, “Anatomy of the 
Service-dependant ghetto,” Princeton, N.J.; Princeton 
University Press, 1987. 


Ontario Ministry of Housing, More Than Just a Roof, 1988 

A Les. to Call Home, Housing Solutions for Low-Income Singles 
in Ontario, Report of the Ontario Task Force on Roomers, 
BOUFISTS ahd Lodgers, December 1986. 


Starr Group in association with Richard Drdla Associates, West_ 
End Rooming House Study, Toronto, August 1988 


ao iy 


soboJ a « 


. rd Ml is. ~ Wee 


7 
: 


Pe - 


at eee i 


aotow A. fie 
inntoug teeeree 
Tat-wake 
sraiheen 
tick Go 
wianio'* ari 
aa? a" 


- ———_——/ e i 
141 


ye 


1! @. (rong 
f4 OnreoGn Ee 


ee ea ———> ore 


cia *o a 


Py 
sa) Sap’ ‘ 
Cnt. » 

_ 
8 fat laate 


-" tv © 
Sed, are, 


i 


3 
4 
¥ 
* 
e 


‘a 


Mite 
+1 : j 
OWAEUUY 


